


DELEGATED APPLICATION REPORT 				    Target Date: 18/11/20
Application No: 202332/FUL 					
Address: High Ridge, Upper Warren Avenue, Caversham
Proposal: Erection of a replacement dwelling with associated parking and landscaping
Case Officer: Anthony Scholes/Tom Hughes

SITE DESCRIPTION AND SURROUNDING AREA
The application site contains a detached dilapidated and partially demolished two-storey dwelling located on the southern side of Upper Warren Avenue, a wide tree-lined avenue. The surrounding area is characterised predominantly by large two storey dwellings set within large plots, with a number of large garages in front of dwellings. The properties in the vicinity vary in terms of design and architectural composition, with the adjacent property ‘Four Corners’ being Grade II listed. There is a change in ground levels, sloping upward from front to back as viewed from the street. 

PROPOSAL AND SUPPORTING INFORMATION  
The proposal is for the demolition of the existing dwelling, and replacement with a two storey, part three storey (to the rear due to sloping ground) residential dwelling, a large three bay garage, and associated landscaping and carparking. 

The agent supplied the following, received on 25/09/20:
Drawing No: 3685/101 - Existing Floor Plans
Drawing No: 3685/102 - Existing Elevations
Drawing No: 3685/200 Rev. B – Proposed Lower Ground Floor Plan
Drawing No: 3685/201 Rev. C – Proposed Ground Floor Plan
Drawing No: 3685/202 Rev. C – Proposed First Floor Plan
Drawing No: 3685/203 Rev. B – Proposed Site Plan
Drawing No: 3685/204 Rev. B – Proposed Elevations Sheet 1
Drawing No: 3685/205 Rev. B – Proposed Elevations Sheet 2
Drawing No: 3685/206 Rev. B - Comparison Plan
Drawing No: 3685/207 Rev. A - Comparison Elevation and Section
Drawing No: 3685/209 Rev. A - Garage Plans
Drawing No: 3685/210 Rev. A - Garage Elevations
Drawing No: 3685/211 Rev. B – Site Location and Block Plan
Design and Access Statement
Arboricultural Impact Assessment and Tree Protection Strategy ref: MW.20.0613.AIA, dated 21/09/20, incorporating Tree Protection Plan ref: MW.20.1613.TPP 
Ecological Report by Turnstone Ecology Ltd ref: R01-Ecological Report Rev. 00, dated September 2020

Subsequently the agent supplied the following, received on 11/11/20:
Ecological Report by Turnstone Ecology Ltd ref: R01-Ecological Report Rev. 01, dated November 2020

RELEVANT PLANNING HISTORY
130366/FUL – Two-storey side extension APPPROVED

130143/APPCON - Discharge of conditions 3 and 4 of planning permission 12/01636/FUL. DISCHARGED

121783/FUL - Two storey rear extension, lower level infill extension, extension at first floor level with covered balcony, new garage and link extension, with associated car parking. APPROVED

120714/FUL - Side/rear extensions at ground floor and lower ground floor levels, external alterations with new rear balcony and new car parking area APPROVED

CONSULTATIONS
RBC Environmental Protection  
No objections, subject to conditions.

RBC Transport
No objections, subject to conditions.

RBC Ecology
No objections, subject to conditions.

RBC Natural Environment
No objections, subject to conditions.

Letters were sent to all adjoining owners, and a site notice was displayed. No objections have been received at the time of writing.

Equality Act 2010
In determining this application, the Council is required to have regard to its obligations under the Equality Act 2010. However, there is no indication or evidence (including from consultation on the application) that the protected groups identified by the Act have or will have different needs, experiences, issues and priorities in relation to this particular planning application. Therefore in terms of the key equalities protected characteristics it is considered there would be no significant adverse impacts as a result of the development.

Relevant Planning Policy and Guidance
Section 38(6) of the Planning and Compulsory Purchase Act 2004 requires that proposals be determined in accordance with the development plan unless material considerations indicate otherwise.  Material considerations include relevant policies in the National Planning Policy Framework (NPPF) which states at Paragraph 11 “Plans and decisions should apply a presumption in favour of sustainable development”. 

For this Local Planning Authority the development plan is now in one document – the Reading Borough Local Plan (November 2019), which fully replaces the Core Strategy, the Sites and Detailed Policies Document and the Reading Central Area Action Plan.  The relevant policies are: 
CC1 	Presumption in favour of sustainable development
CC2 	Sustainable design and construction
CC3 	Adaptation to climate change
CC5	Waste minimisation and storage
CC6 	Accessibility and the intensity of development
CC7	Design and the public realm
CC8	Safeguarding amenity
CC9	Securing infrastructure
EN10	Access to open space
EN12	Biodiversity and the green network
EN14	Trees, hedges and woodland
EN15	Air quality
EN16	Pollution and water resources
H1	Provision of housing
H2	Density and mix
H3	Affordable housing
H5	Standards for new housing
H10	Private and communal outdoor space
H11	Development of private residential gardens
TR1	Achieving the transport strategy
TR3	Access, traffic and highway related matters
TR5	Car and cycle parking and electric vehicle charging

Relevant Supplementary Planning Documents (SPD) are: 

Affordable housing (2013)
Revised Parking Standards and Design (2011)
Planning obligations under section 106 (2015)
Sustainable Design and Construction (2019)

APPRAISAL 

The main matters to be considered are:

Principle of development
Design considerations and heritage
Impact on residential amenity
Design and the public realm
Transport
Ground conditions
Community infrastructure levy
Equalities impact

Principle of development
The existing bungalow at the site is not considered to be of any particular architectural merit. The building is not listed, within a conservation area or locally listed. Within this context, there is no in-principle objection to the existing building being demolished, subject to the replacement dwelling being appropriate in all other respects. The existing building, being in a partially demolished state would detract from the views of the site from nearby properties. As such, there is no in-principle objection to the proposals, subject to all other matters (as discussed below) being satisfactory.

Design Considerations and heritage
The proposals would replace the existing bungalow, which is not of any particular aesthetic merit, with a part two storey, part three storey dwelling. As described above, the three storey portion is as result of the topography of the site. In terms of footprint it would be larger than the existing dwelling, moving closer to the side boundary of ‘Four Corners’. To the rear, the building will extend slightly beyond the existing built form, not including the rear deck. The proposal retains space between the dwelling and the property boundary to ‘Pantilles’, and includes a ground floor extension which is cantilevered over the existing driveway closer to ‘Four Corners’. The development also includes provision of a large 3-bay workshop/garage to the front of the site to include solar panels to the south facing roof slope.

The existing dwelling is significantly smaller than the majority of houses in the immediate vicinity and the flat roof design is not prevalent within the immediate vicinity, as apparent by the two storey dwellings flanking the dwelling and those on opposite the side of Upper Warren Avenue. 

In the context of the site and the prevailing character of Upper Warren Avenue, there is no clearly defined architectural style, and furthermore, due to the topography and vegetation within the street, dwellings are generally hidden from view.

Policy CS7 of the RBC LDF core strategy outlines that development must be of a high quality and respect the layout, urban grain, scale, height and massing, and architectural details of the area in Reading in which it is located. In this regard, the proposed development is commensurate in size to other dwellings within the locality and represents a similar plot coverage. Policy EN1, and EN6 require all development to respect and enhance heritage assets (including their setting). The overall scale and height, with a central two-storey element (three storey including basement) as proposed, reflects the roof heights of the adjoining dwellings. The building line is unchanged compared to the dwelling and without any uniformity within the street this is not an uncommon or harmful feature. Finally, the architectural detailing and styles are not specifically related to adjoining properties or others within the street, however it does include a modern interpretation of historic gable end walls which are not uncommon within the area. 

The site is located adjacent to the house and ground known as ‘Four Corners’, a Grade II listed building. The proposal would be commensurate in height compared to the existing dwelling (with the exception of the partial second storey above ground level to the front of the site). The materials, although very modern with Corten Steel, and Zinc panelling, would be of a high quality finish, and a considered an enhancement, especially when considering the state of the current dwelling. The distinct and highly modern approach to the proposed development would present a high quality architectural design, with modern flat roof portions embellished with green infrastructure gains in the form of green roofs.

Given the above, it is considered that the overall bulk and scale would not appear cramped or incongruous within the plot or wider street scene, with the overall scale and design appearing commensurate with the scale of other dwellings in the area. 
		
The proposed design is a relatively low set building which responds positively to the topography of the site. The area is a mixture of modern stylings and without a prevailing strong character. The materials as proposed would provide be of a high quality, including modern colours, and reds of the core-ten steel which would reflect the brick within the area. Given this, and the current and proposed dwelling being shielded from view from the street, it is considered that the proposal would not give rise to any adverse effect on the visual amenities of the street scene.

The proposal includes a large 3 bay garage to the front of the site. Due to the topography of the site, and a large amount of excavation which has taken place, the garage would be set at a level 1-2m below the street level, and as above shielded almost wholly from view from the street. The area is also characterised by large dwellings within large plots, which include a number with large garages set in front of their host dwellings. As such, in this instance the garage size and location would not cause any significant impact upon the character and appearance of the street, or the wider area.

In light of the above, it is considered that the proposal would not adversely harm the character of the surrounding street scene, or give rise to an overly dominant or incongruous design within the context of the site.

Impact on residential amenity 
The neighbouring properties are set off the boundaries similar to the proposed, and in the case of ‘Four Corners’ set well away from the proposed dwelling.

The proposed development includes a number of side facing windows, with two high level secondary windows to living areas, a bathroom window (high level), and a window serving a study at ground floor. There are also a number of high level windows serving lower ground floor for the hallway, gym, and two bathroom.

Due to the significant distance to ‘Four corners’ and the secondary nature of the lower ground window, and high level (and secondary nature) of the ground floor window there would be limited privacy concerns. In relation to ‘Pantilles’ to the East, the side facing windows are hidden by significant boundary trees which, as above, are protected by an area TPO as such would be unlikely to be removed and as such would provide screening for privacy of the existing and proposed residents.   

The proposed development would provide sufficient internal living standards, outlook, and privacy for all future occupants, and is considered acceptable in this regard.

Transport 
The proposed development utilises the existing access and provision of additional hardstanding within the frontage of the property. The parking area will provide an acceptable level of parking. The proposed hardstanding is proposed to be a permeable paving, which is acceptable to enable water infiltration, and to be acceptable in appearance, it is recommended to be secured by condition.

Ecology
An ecological assessment has been provided to support this application. The Council’s Ecologist has no objection to the proposals on ecology grounds, subject to conditions.

Impact on protected trees
The site is listed under a TPO designation which protects all trees within the site. The proposal would utilise the existing access, and would be constructed a sufficient distance from root protection areas of trees. The applicant has submitted an arboricultural method statement (AMS) which demonstrates that the works can be undertaken safely, works will be secured to be undertaken in accordance with the AMS by condition.

Community Infrastructure Levy 
The proposed development would include the demolition of the existing dwelling which has been in use as a dwelling within the last 3 years. The proposal therefore constitutes a chargeable development whereby the new building floor space is deductible from the proposed floor space. As such the proposed development will have a CIL liability of £37,088.47. 

Equalities Impact
In determining this application the Council is required to have regard to its obligations under the Equality Act 2010. The key equalities protected characteristics include age, disability, sex, gender reassignment, marriage and civil partnership, pregnancy and maternity, race, religion or belief, sexual orientation.  There is no indication or evidence (including from consultation on the application) that the protected groups have or will have different needs, experiences, issues and priorities in relation to the particular planning application.

In terms of the key equalities protected characteristics it is considered there would be no significant adverse impacts as a result of the development.

CONCLUSION 
This proposal has been carefully considered in the context of the Reading Borough Council LDF, and supplementary planning documents. The proposal has been considered acceptable in the context of the above and is therefore acceptable. 

RECOMMENDATION

GRANT 
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